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FACTSHEET

TITLE: SPECIAL PERMIT NO. 1979, requested by
Olsson Associates on behalf of Chicago, Burlington and
Quincy Railroad Company, for authority to construct a
143' tall broadcast tower to accommodate antennae for
its private microwave communications system, with a
request to waive the landscaping requirements, on
property generally located southwest of the intersection
of Northwest Roundhouse Drive and West “O” Street. 

STAFF RECOMMENDATION: Conditional approval.

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 07/24/02
Administrative Action: 7/24/02

RECOMMENDATION: Conditional approval (9-0:
Carlson, Larson, Newman, Schwinn, Steward, Bills-
Strand, Duvall, Krieser and Taylor voting ‘yes’).

FINDINGS OF FACT:

1. The staff recommendation of conditional approval, including approval of the waiver of landscaping,  is based upon
the “Analysis” as set forth on p.3-5, concluding that this request is located in the industrial corridor running
parallel to and south of West O Street, a corridor in which the predominant land use is railroad facilities.  The
proposed tower is consistent with the existing development and land use pattern in this area, and given the
existing development the waiver to the landscaping design standard is appropriate.  If the waiver is approved, this
request meets the requirements of the Zoning Ordinance and is consistent with the Comprehensive Plan.

2. The report and recommendations of the Nebraska Capitol Environs Commission is found on p.25-26.

3. On July 24, 2002, this application was removed from the Consent Agenda and had separate public hearing due
to a letter in opposition received from Ron Sisel.

4. The applicant’s testimony is found on p.6 and 7.  The applicant confirmed that this tower will not be painted and
will not be lighted.  There will also be no ground lighting attached to the tower. 

5. Testimony in opposition is found on p.6-7, and the record consists of one letter in opposition (p.27-37).  The issue
of the opposition is light pollution and overspill from the railroad yard lights. 

6. The applicant informed the Commission that the complaint and request by the opposition is currently being
reviewed and considered by the Railroad’s engineering group at a higher level.

7. On July 24, 2002, the Planning Commission agreed with the staff recommendation and voted 9-0 to recommend
conditional approval, finding that the issue raised by the opposition is not specific to this application. 

FACTSHEET PREPARED BY:  Jean L. Walker DATE: August 5, 2002
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CITY OF LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT

P.A.S. Special Permit #1979 DATE: July 10, 2002

PROPOSAL Burlington Railroad is proposing a 143' tall broadcast tower to accommodate
antennas for its private microwave communications system.

WAIVER REQUEST: The applicant is seeking a waiver to the landscaping design standard.

CONCLUSION: This request is located in the industrial corridor running parallel to and south
of West O Street, a corridor in which the predominant land use is railroad
facilities.  The proposed tower is consistent with the existing development and
land use pattern in this area, and given the existing development the waiver to
the landscaping design standard is appropriate.  If the waiver is approved, this
request meets the requirements of the Zoning Ordinance and is consistent with
the Comprehensive Plan.

RECOMMENDATION: Special Permit: Conditional Approval

Waiver to Landscaping: Approve

GENERAL INFORMATION

LEGAL DESCRIPTION: Lot 109 I.T. located in the NW 1/4 of Section 27, T10N, R7E of the 6th

P.M., Lancaster County, Nebraska.

LOCATION: Southwest of the intersection of Northwest Roundhouse Drive and West O
Street.

APPLICANT/ Chicago, Burlington and Quincy Railroad Company
OWNER 4515 Kansas Avenue

Kansas City, MO 66106

CONTACT: Stephen Clymer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE  68508
(402) 457-5987

EXISTING ZONING: I-1 Industrial District

EXISTING LAND USE: Railroad Yard 
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SURROUNDING LAND USE AND ZONING:
North Commercial, Industrial I-1
South Industrial, Vacant I-1
East Industrial I-1
West Industrial I-1

COMPREHENSIVE PLAN SPECIFICATIONS: The 2025 Comprehensive Plan’s Land Use Plan
designates industrial land uses in this area.  The following general principle is applicable:

1.  Page F40  General Principles for all Commercial and Industrial Uses - Compatible with existing or planned
residential uses.

ANALYSIS

OVERVIEW:

The Railroad is proposing to erect a 143' broadcast tower to support microwave antennas that are
used to communicate with other railroad facilities in the area and with passing trains.  It is not a
wireless facility for cellular or personal communications services.  A waiver to the Landscaping
Design Standard for Broadcast Towers has also been requested.

While a distinction is made between this tower which is being built for private microwave antennas
to support railroad operations and those built to support cellular telephone and PCS antennas, LMC
Section 27.63.150 requires that the request be reviewed using Chapter 27.68 (Personal Wireless
Facilities) for the purpose of zoning review.  The review using those criteria follows.

STANDARDS FOR EVALUATION:

Conformity with the Comprehensive Plan.

1. This request is compatible with principles that seek to preserve neighborhood character
while minimizing intrusion as much as possible.  Additionally, this broadcast tower will help
provide additional infrastructure to support an existing industry with minimal impact upon
surrounding properties.

Preference of site location in accordance with Chapter 27.68.080.

2. This application is considered a Preferred Location Site under Lincoln Municipal Code
(LMC) Section 27.68.080(a)(4) - a site located on a commercially or industrially zoned
property.

Compatibility with abutting property and land uses.

3. This request is located in the industrial corridor south of West O Street, where the most
prominent use is the rail yard and associated rail lines.  The large area of the rail yard acts
a buffer to the nearest developed properties, which are located along West O Street (these
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are commercial and industrial uses).  To the south, east and west of the proposed tower site
is the rail yard proper.  Existing development reflects land uses that historically have been
deemed compatible with the railroad, uses that are also compatible with the proposed
broadcast tower.

Adverse impacts such as visual, environmental or noise impacts.

4. A waiver to the Design Standard for Landscaping for Broadcast Towers is requested due
to the proposed location of the tower within the rail yard.  Given the nature of the surrounding
industrial development in this area, there is no need for screening and a waiver to the
landscaping is appropriate.

Availability of suitable existing structures for antenna mounting.

5. There are no suitable existing structures in this area to accommodate the necessary
antennas.

Scale of facility in relation to surrounding land uses.

6. There are lights throughout the yard that are approximately 100' in height.  Additionally, there
is a water tower northwest of the site in excess of 100' in height.

Impact on views/vistas and impact on landmark structures/districts, historically significant
structures/districts, architecturally significant structures, landmark vistas or scenery and
view corridors from visually obtrusive antennas and back-up equipment.

7. The proposed tower site is located within a capitol view corridor.  This application was
reviewed by the Capitol Environs Commission with a finding of ‘Little or No Adverse Impact’.
The report from Ed Zimmer for the Capitol Environs Commission is included as an
attachment.  Also included is a copy of Figure 62 - Capitol View Corridors from the 1994
Comprehensive Plan.  This map is based upon the 1977 Urban Design Plan for Nebraska
Capitol Environs, and by reference is included in the 2025 Comprehensive Plan.

Color and finish.

8. The tower will have a galvanized finish consistent with LMC 27.68.100.

Ability to collocate.

9. The tower is designed to accommodate only those antennas needed for railroad operations
and is not designed to accommodate collocation.

Screening potential of existing vegetation, structures and topographic features, and
screening potential of proposed facilities, ground level equipment, buildings and tower
base.
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10. The proposed site is in the middle of major rail yard and screening is not necessary.

Evidence of good faith efforts, and demonstration that a preferred or limited preference site
was not technically, legally, or economically feasible.

11. The proposed site is a Preferred Location Site.

CONDITIONS

Site Specific:

1. This approval permits a 143 foot tall broadcast tower with a waiver to the design standard
for landscaping for broadcast towers consistent with the plans submitted.

General:

2.  Before receiving building permits:

2.1 The permittee shall have submitted 5 additional copies of the plans and the plans are
acceptable.

2.2 The construction plans shall comply with the approved plans.

Standard:

3. The following conditions are applicable to all requests:

3.1 Before use of the facility all development and construction shall have been completed
in compliance with the approved plans.

3.2 The site plan accompanying this permit shall be the basis for all interpretations of
setbacks, yards, locations of buildings, location of parking and circulation elements,
and similar matters.

3.3 This resolution's terms, conditions, and requirements bind and obligate the permittee,
its successors and assigns.

3.4 The applicant shall sign and return the letter of acceptance to the City Clerk within 30
days following the approval of the special permit, provided, however, said 30-day
period may be extended up to six months by administrative amendment.  The clerk
shall file a copy of the resolution approving the special permit and the letter of
acceptance with the Register of Deeds, filling fees therefor to be paid in advance by
the applicant.

Prepared by:

Brian Will, AICP
Planner
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SPECIAL PERMIT NO. 1979

PUBLIC HEARING BEFORE PLANNING COMMISSION: July 24, 2002

Members present: Carlson, Newman, Steward, Bills-Strand, Larson, Krieser, Duvall, Taylor and
Schwinn.

Staff recommendation: Conditional approval.

This application was removed from the Consent Agenda and had separate public hearing due to
a letter received in opposition.

Brian Will of Planning staff submitted a letter in opposition from Ron Sisel.

Proponents

1.  Steve Clymer of Olsson Associates appeared on behalf of the Burlington Northern Santa Fe
Railroad, the applicant. This is an application for a 143' broadcast/microwave tower.  This
application has been reviewed and approved by the Nebraska Capitol Environs Commission.  This
application also seeks a waiver of the landscaping.  This site is completely within the center of the
Hobson Railroad yard and landscaping should not be required.

2.  Rob Strommen, who has been the lead engineer for the applicant in replacing about an 800
mile microwave system from Galesburg, Illinois, to Alliance, Nebraska, testified on behalf of the
applicant.  The purpose of this application is part of an update of radios and infrastructure to bring
the facilities up to date.  The Lincoln site is a three-way system, which then heads south to Kansas
City.  This will be a major node and will be the hub for this system.  This facility is being built to locate
on railroad property.  This location was selected for a variety of reasons, from cable access to
accessibility for crews.  It allows the engineering criteria to meet the railroad’s very strict standards.
This system provides complete safety dispatching and signaling for all trains for the surrounding five-
state region.

Steward sought confirmation that this is strictly a microwave tower and that it will not have lights.
Strommen responded that the 140' height is well out of range of the airport.  It will not be painted and
will not be lighted.  There will also be no ground lighting attached to the tower.

Opposition

1.  Ron Sisel, resident of the Lakeview neighborhood, testified in opposition on behalf of his
property rights and the property rights of his neighbors for the peaceful use of their private property.
His issue is light pollution from the railroad yard lights.  He showed a zoning map of Capitol Beach
and the railroad yards.  There are over 12 lights that cause a problem for the neighborhood.  He
showed photographs taken of the properties at Brookside Drive and West “P” Street, demonstrating
the glare from lights.  He also showed photographs of what the railroad lights do to his trees.  This
is strictly from railroad overspill.  This overspill could be remedied by a 30 degree downward
adjustment of the 4 north side lights on each of the 12 towers and the attachment of “eyebrow” 
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hoods.  He also showed photographs of the stars that are washed out by the overspill of business
lighting.  Sisel requested that these changes to the lighting in the railroad yard be made at this time
because there are no existing lighting codes beyond parking lots and recreational fields.

Response by the Applicant

Gary Bunce, the manager of the telecommunication systems for the applicant, is responsible for
this project.  He stated that he checked today on the status of Mr. Sisel’s request that had been
previously submitted to the railroad.  His request has been placed with the electrical engineering
group for the railroad and forwarded to the engineering group at a higher level. At this time it is still
under consideration.  It has not been dropped.

Newman inquired whether the applicant has encountered these lighting problems in other
communities.  Bunce was not aware of any others, but he is a telecommunications engineer rather
than electrical engineer.

Staff questions

Carlson inquired as to any code requirements to cover this lighting issue.  Brian Will of Planning staff
stated that there is nothing in the code relative to the lights being discussed.  They are in compliance
with the code as they exist today.

Carlson wondered whether there are portions of the new Comprehensive Plan which might call for
investigation of this issue.  Mike DeKalb, Interim Director of Planning, advised that the current code
only applies to recreational lighting and parking lots.  The Comprehensive Plan does include
language on investigating light pollution and glare, and he anticipates that this would be considered
during the update of the regulations.

Public hearing was closed. 

ADMINISTRATIVE ACTION BY PLANNING COMMISSION: July 24, 2002

Bills-Strand made a motion to approve the staff recommendation of conditional approval, seconded
by Larson.

Steward believes Mr. Sisel makes an excellent pertinent point, but not particularly pertinent to this
application.  This is not the first time that we have had light pollution issues come before the
Commission and he would suggest that Mr. Sisel and others in the community which are concerned,
as well as professionally qualified on the source of light pollution, put their energies toward helping
the Commission with some code revisions at some point in the future because it will become an
even greater issue as the community continues to grow.

Schwinn also thanked Mr. Sisel for leading the charge on this and keeping it in the minds of the
Commissioners.

Motion for conditional approval carried 9-0:  Carlson, Newman, Steward, Bills-Strand, Larson,
Krieser, Duvall, Taylor and Schwinn voting ‘yes’.


















































